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THE FUTURE OF THE REGENT’S PARK TERRACES 



Statement by the Crown Estate Commissioners 

On our appointment a year ago as Crown Estate Commissioners one of the 
most important problems we found was the future of the buildings surrounding 
and leading to Regent’s Park. This problem has existed at least since 1946 
when a Government Committee, under Lord Gorell, considered the future of 
the Terraces. There are 374 houses in the twenty-two Terraces around the 
Park or forming its entrances. We make no apology for not having made 
an earlier public statement about these buildings — first, because of the 
difficulties of the problem, and, secondly, because nearly all the buildings are 
occupied and are not, at least at present, deteriorating. Most of the terraces 
and buildings concerned, but not all, were designed by John Nash, who was 
the architect employed by our predecessors, about 130 years ago. 

2. We now announce: — 

(i) That a number of Nash Terraces will definitely be preserved for 
effective use for many years to come. 

(ii) That an attempt will be made to secure the same result for all the 
other Terraces designed by Nash or his contemporary, Decimus 
Burton, if this can be achieved without undue capital cost. 

(iii) That, while an assured future cannot yet be foreseen for all the Nash 
and Decimus Burton Terraces, present plans do not provide for the 
demolition of any such Terrace, or for the elevation of any such 
Terrace to be altered. 

The accompanying note and its schedule give some of the history and facts 
about the Regent’s Park Terraces and adjacent buildings. 

General Principles 

3. Perhaps the major contribution of Nash was his creation of Regent’s 
Park itself, its entrances, and gardens. None of these can, or will, be altered, 
except perhaps in detail. We therefore speak only of his Terraces and not 
of his great planning layout. 

4. Accepting the unique character of Nash’s Terraces in Regent’s Park we 
are clear that they — 

(а) cannot be left in their present state, doomed to early decay; 

(б) cannot be demolished merely to erect modem replicas; and 

(c) cannot all be restored to effective use if the cost would be anything like 
£8 to £10 millions— the present equivalent of the estimates put before 
the Gorell Committee. 

Equally we are clear that, before considering demolition, we must try to secure 
some effective use for them by restoration, coupled with a moderate financial 
return on the capital to be employed. 

5. We first thought that, side by side with our investigation into the 
preservation of the Terraces, we should institute a national competition for a 
master plan for new buildings surrounding Regent’s Park so that a comparison 
could be made between the appearance and cost of buildings erected by 
modem architects, and of Nash Terraces converted to modem use. Decisions 
would then have been deferred until the results of the proposed competition 
for a “ master plan ” for the Estate were available. After seeking advice, 
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we have decided to omit such a competition at this stage, and to concentrate 
entirely on the possible methods of preserving by conversion the present 
Terraces for effective use. 

6. The biggest problem is the structural condition of the Terraces. We 
could not recommend very large amounts of capital being expended unless 
they would result in a further life for the buildings of at least 60 years. 
Alarming evidence was given before the Gorell Committee on this subject. 
We do not yet accept or reject this evidence given over 10 years ago. 
Experience has been gained in the meantime by our predecessors, by the 
Ministry of Works and by developers who have been converting old houses 
in various places. We propose to test this matter by practical samples carried 
out by ourselves and others, and we shall try to interest any expert who can 
suggest a lowering of the costs. 

Decisions Taken 

Park Crescent, Park Square East and West, and York Gate 

7. We have decided to preserve and rebuild, where destroyed or damaged. 
Park Crescent, Park Square East and West, and York Gate, and to complete the 
extensive works already carried out to restore as far as possible their, original 
fagades. These Terraces, comprising 61 houses, constitute the main Southern 
entrances to the Park, and are, in our view, its most important features. 
Leases will be granted or extended, and it is our hope that the restorations can 
be carried out without any subsidy. We must, however, continue to be given 
some latitude in departing from purely residential use and, in this connection, 
we acknowledge with gratitude the advice already given by the London County 
Council. 

Hanover and Kent Terraces 

8. We shall retain all the 38 houses in Hanover Terrace and Kent Terrace. 
None of these has been used as offices, and nearly all are occupied by one, or 
at the most two, families as houses or maisonettes. We think that the houses 
in these two terraces have a further “ economic ” life of at least 20 years. We 
shall, therefore, offer to grant or extend leases throughout each of these 
Terraces for about this period in return for the carrying out of improvements 
or the payment of increased rents. It would be premature now to consider 
their future after that period but it is possible that the period could later be 
extended. 

Cumberland Terrace 

9. Some evidence exists of the large cost of converting the houses in 
Nash Terraces into modem accommodation comprising flats. We think it is 
vital that we should obtain up-to-date and practical experience of the actual 
cost of a large sample. Cumberland Terrace (33 houses) is largely unoccupied, 
and we have decided ourselves to convert the Terrace within its present main 
walls, together with some houses adjoining and the Mews property behind. 
It is clear that we cannot expect anything" like a normal commercial return 
from this expenditure. We feel, however, that any large landowner with the 
necessary means should be ready to make some unprofitable contribution to 
preserve lovely buildings. This will be our main contribution in Regent’s 
Park. 

Immediately after the war St. Pancras Borough Council expressed some 
interest in Cumberland Terrace for their housing purposes, and later London 
University showed similar interest in taking over the Terrace as a University 
Hostel. Each authority, after obtaining advice, came to the conclusion that 
the conversion would be too expensive for it to contemplate. 
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We have engaged Mr. Louis de Soissons, R.A., to design and supervise these 
conversions, and preparations are well advanced. According to a provisional 
assessment of cost the total expenditure is expected to be m the 
£650,000. The plans involve the production of 6 small houses, 48 nigh- 
rented fiats and 29 single or two-roomed flats, with 44 garages. The north 
block would be retained as 6 single houses. We have engaged a structural 
engineer and a quantity surveyor, and intend that work should start as soon 
as possible. 

Cambridge Gate, Someries House and Cambridge Terrace 

10. The only Terrace we propose to demolish, as soon as possession 
can be obtained, is Cambridge Gate (10 houses). The site of this Terrace 
was formerly occupied by the Colosseum, designed by Decimus Burton. 
When this building was demolished, the present Terrace was erected in 1876 
in its place. It has no architectural merit. Next to Cambridge Gate is a 
single building now known as Someries House. The original building was 
designed by Nash for an Adult Orphanage, but little remains of his design. 
It is now being used as Government offices, and a temporary canteen building 
has been erected in the garden. The Gorell Committee not only recommended 
that this Terrace and this building could be demolished, but that they should 
be. We propose to choose a skilled developer, advised by an architect 
acceptable to us, to redevelop the sites in harmony with the surrounding Nash 
buildings and Terraces. We have taken this decision not only because the 
buildings are not worthy of preservation, but also because it is important 
to discover how best modern buildings of really good quality can be fitted 
into the Nash design. For this same reason we approved the impending 
erection of a new building for the Royal College of Obstetricians and 
Gynaecologists, to a design by Mr. de Soissons, on the site between Sussex 
Place and Hanover Terrace formerly occupied by Sussex Lodge, which has 
been demolished. 

Next to Cambridge Gate is Cambridge Terrace. This is a Nash Terrace, 
but the Gorell Committee thought it had the least merit of all, and should 
be demolished. Four of its ten houses are gutted and only two are used as 
residences. We do not, therefore, rule out the possibility of including this 
Terrace later in the redevelopment scheme. 



The Remaining Terraces 

11. These decisions will deal with 153 houses out of a total of 374 houses 
in the Terraces around Regent’s Park. The remaining 221 houses are at 
present occupied either by lessees for residential accommodation until dates 
ranging from 1962 to 1969, or as offices by the Government. The larger of 
these Terraces are Sussex Place and Cornwall, York and Chester Terraces 
(145 houses). In addition, there are 9 smaller Terraces containing 76 houses. 

12. We have already been approached by experienced developers asking 
whether they could be given an opportunity of trying to convert a Nash 
Terrace into first-class residential accommodation on a commercial basis. We 
propose to give these developers every opportunity to consider the problem 
and to satisfy us that they can carry out this objective. Indeed, we are 
anxious to receive offers from other experienced developers, provided that 
they are advised by architects acceptable to us. As a result, it may be 
possible that, after large-scale conversions, all the buildings facing Regent’s 
Park will contain modern residential accommodation. To assist these 
conversions, we shall need latitude to use parts of the buildings not facing 
the Park for some non-residential uses. It is our intention to allow a period 
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of at least one year to enable these and other experts to give us their 
advice on this very important matter. If we, and they, are successful, these 
Terraces will be able to be preserved. If not, we must then give further 
urgent thought to their future. 

13. It has been suggested to us that we ought now to ask the Government 
either to make a grant of a large sum of money for the preservation of the 
Nash Terraces or to authorise us by statute to use our income for this purpose. 
The time, however, is not, in our view, ripe to ask for grants. We must first 
establish beyond doubt whether or not the restoration of Nash Terraces in 
Regent’s Park can be carried out without a large subsidy. It is our view 
that the Government, who are occupying as offices about half the main 
buildings, can now best help by retaining them as offices for the necessary 
periods. 

14. The Royal Fine Art Commission has expressed its agreement with 
the decisions we have taken and has warmly welcomed our general approach 
to the problem of the Terraces. The Commission has said that it will be 
glad to advise on the design of any new buildings to be erected in place of 
Cambridge Gate and Someries House and has asked to be consulted at an 
early stage on any proposals for the treatment of those Terraces which are 
to be retained. The London County Council as the local Planning Authority 
have also been consulted. They note with pleasure that there is no present 
intention to demolish any of the Nash Terraces and look forward to further 
consultations on the proposals so that they can be considered in relation 
to London’s general planning problems. 

MALCOLM TRUSTRAM EVE (Chairman). 

RONALD M. J. HARRIS. 

MICHAEL F. BERRY. 

BRADFORD. 

D. H. CAMERON OF LOCHIEL. 

W. C. FARNSWORTH. 

EDWARD GILLETT. 

WILLIAMS. 



Crown Estate Office, Whitehall, S.W. 1, 
28th November, 1957. 
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FACTS ABOUT THE REGENT’S PARK ESTATE 



Origin of the Estate 

Regent’s Park was originally formed into a Royal Park from the 
pasture land of the Manor of Marylebone, which was one of the old 
hereditary possessions of the Crown. In the reigns of Queen Elizabeth I 
and James I it was stocked with deer for Royal hunting parties. By 1746 
the estate consisted entirely of dairy farms let out to tenants. In 1810, when 
the leases of the farms were due to expire, a competition was held for a plan 
which would lay out the area to the best advantage as part of the extensive 
scheme of “ Metropolitan improvements.” The competition was not a 
success. John Nash, of the Office of Woods and Forests, the predecessor 
of the Crown Estate Office, with the backing of the Prince Regent, then 
produced a layout designed to avoid the grid pattern of streets and squares 
which was typical of most development schemes at that time. Nash’s design 
was intended to provide plenty of open space for the health and enjoyment 
of the occupiers of houses in the new residential area. 

2. The Government approved Nash’s plan in 1811, and in the following 
year the first building agreement was entered into for the construction of 
Park Crescent and Park Square, East and West. These Terraces were designed 
to lead the new thoroughfare, formed by Regent Street and Portland Place, 
into a large open space. After a temporary setback due to the first developer 
going bankrupt, development was in full progress by 1822. Between then 
and 1827 all the main Terraces were completed. In addition, six villas inside 
the Park, as well as Park Villages, East and West, were erected. Nash 
provided the fa?ade designs, except for those of Cornwall and Clarence 
Terraces, which are credited to Decimus Burton, but the construction was 
carried out by builders to debased standards compared with the more solid 
construction of the preceding Georgian era. Cambridge Gate, a Victorian 
terrace of stone-fronted houses, which took the place of Decimus Burton’s 
“ Colosseum,” was built in 1876-77. Some of the other buildings have also 
undergone considerable alteration and addition since they were first built, 
including the villa now known as Someries House. 

Wartime and Post-War Developments 

3. The original 99-year ground leases of the Terrace houses were 
extended for periods of 21 years at a time. The majority of the existing 
leases are due to expire between 1962 and 1968. Out of the total of 374 
houses, 157 are still let to private lessees and 150 are temporarily occupied 
as Government Offices. There are sites of 19 war-damaged houses awaiting 
rebuilding or redevelopment, and 48 houses are empty. Of these empty 
houses 29 are in Cumberland Terrace, which was vacated to facilitate London 
University’s scheme to convert the Terrace into a hostel for students. This 
scheme has now been dropped. Of the remaining 19 houses, 5 are under 
repair and 6 are in process of being let or are under offer. 

4. Virtually none of the houses in the Regent’s Park Terraces escaped 
war damage and, as they were mostly empty, it was often a very long time 
before labour could be spared for protective repairs. In these circumstances 
the Ministry of Works’ scheme for adapting Terrace houses for use as 
Government Offices proved to be a great help, because, whilst meeting an 
urgent national need for temporary office space, it also justified repairs to 
houses which would otherwise have been low in priority for labour and 
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materials at that time. The adaptation of about half the total of all the 
Terrace houses for this purpose, including extensive structural work, cost 
about £1J million. 

5 A further sum of about £800,000 has been spent by the Commissioners 
on the repair and rehabilitation of houses not covered by the Government 
OiHce scheme, and upon works of architectural restoration. These works 
have included the following: — 

(ct) Windows destroyed by war damage have been replaced by windows 
of the original pattern. 

(h) Later additions have been removed in connection with repairs, and the 
roof line of several houses has been restored by the removal of an 
added storey. 

(c) Much of the plain stucco has been renewed, and the Commissioners 
have undertaken extensive works of restoration to ornamental fapades. 

The Gorell Committee 

6. The Committee which investigated the future of the Terraces under 
the chairmanship of Lord Gorell in 1 946 reached the conclusion that the Nash 
Terraces are of national interest and importance, and that they should be 
preserved as far as that is practicable and without strict regard to the 
economics of prudent ” estate management. The Co mmi ttee in their Report 
(Cmd. 7094) recorded the view that there was a minimum of seven Terraces 
which must at all costs be restored and preserved, namely : — 

Hanover Terrace (20 houses), 

Sussex Place (26 houses), 

Cornwall Terrace (19 houses), 

York Gate (10 houses). 

Park Crescent (27 houses), 

Chester Terrace (42 houses), 

Cumberland Terrace (33 houses). 

They recognised that York Terrace (58 houses) was not of quite the same 
architectural merit but nevertheless felt that it also should be preserved. The 
Gorell Committee’s “ minimum ” proposals would involve the preservation 
of about one half of the houses, or about two-thirds if York Terrace were 
included. They also recommended that Someries House, Cambridge Gate 
and Cambridge Terrace should be demolished. Paragraph 68 of their Report 
comments on these buildings in the following terms — 

“ Someries House is a building of no great merit, and has been much 

altered since it was first erected; Cambridge Gate, a Victorian building, 

is architecturally of no interest; and, of all the Regency Terraces, Cam- 
bridge Terrace has perhaps the least merit.” 

7. The statement made by the Government upon the Report at the time 
of its publication in 1947 expressed sympathy with the main conclusions of 
the Committee, and agreed that the long-term use of the Nash Terraces 
should be residential and not for offices. 

Problems of Preservation 

8. Most of the buildings are considered to have come to the end of their 
normal “ life.” Before it would be justifiable to spend money upon extensive 
modernisation or adaptation, in order to let them on lease for a further- 
period, it would be necessary to carry out an extensive overhaul of the old 
structures. Experience has shown that this involves the renewal of parts of 
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the structures and strengthening of the remainder. Because of their age and 
the type of construction originally employed, this would involve considerable 
work. None of the walls has concrete foundations or damp-proof courses, 
and the brick footings of the main walls are built directly on the clay at a 
depth of not more than a foot or two below the basement floors. The brick- 
work is generally of poor quality, lacking proper bond, and is laced with 
bond timbers which, through age and decay, are now a source of potential 
weakness. As a general rule, additional and different loads cannot be imposed 
upon the walls as they now exist. The fronts of the houses facing the Park 
are covered with stucco, which requires frequent repainting to protect it from 
the weather. In most cases substantial parts of the drainage and plumbing 
need to be re-designed, and other services also need to be renewed. 

9. Until the structure of each Terrace has been exposed and examined, 
it is "not possible to establish the extent of structural works which would be 
necessary to ensure a further expectation of life of 60 years for the existing 
buildings. The Consulting Civil Engineer who advised the Gorell Committee 
expressed grave doubts about the feasibility of one alternative means of 
preserving the existing Nash facades, namely by incorporating them into a 
new building constructed behind them. It is, therefore, possible that, in 
the case of some Terraces, at least, preservation of the scenic effect of the 
Nash Terraces might entail complete rebuilding in new materials with fapades 
which are merely copies of the original design. 

10. Modernisation for residential use could be carried out either by 
rehabilitating the Terrace houses as single houses or by conversion into fiats 
and maisonettes. There is now only a very limited demand for the Terrace 
houses as single private dwelling houses. With basement kitchens and four 
floors above, the problems of staffing and heating make them difficult and 
expensive to run. Except, therefore, for one or two Terraces, the most 
practical scheme of adaptation for residential purposes would seem to lie 
in lateral conversion of several houses into flats and maisonettes. At present 
prices it is estimated that for every 50 houses converted into flats there 
would have to be an expenditure of about £1 million. The estimated rents 
from the improved buildings are not likely to provide even a moderate 
monetary return on more than half of this expenditure even if the value 
of the land is disregarded. 

The Schedule 

11 . Detailed particulars showing how the Terraces are occupied and 
the main date of the expiry of the leases of each Terrace are shown in the 
attached Schedule. 
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SCHEDULE OF REGENT’S PARK TERRACES 



Terrace 


Year of 
building 


Number of 
houses 


Main date 
of expiry 
of leases 


How occupied 


Hanover Terrace... 


1822 


20 


1963 


All residential (private) 


Kent Terrace 


1827 


18 


1963 


16 Residential (private and 
professional) 

2 In hand 


Sussex Place 


1822 


26 


1963 


13 Government offices 
13 Residential (private) 


Clarence Terrace . . - 


1823 


12 


1963 


8 Government offices 
4 Residential (private) 


Cornwall Terrace. . . 


1821 


19 


1962 


14 Government offices 
4 Residential (private) 


York Terrace 


1822 


58 


1963 


40 Government offices 
9 Residential (private) 
3 In hand 
6 Cleared sites 


York Gate 


1822 


10 


1963 


All administrative offices 


Ulster Terrace . . . 


1824 


8 


1960 


7 Government offices 
1 Residential (private) 


Ulster Place 


1824 


7 


1965 


3 Government offices 

4 Residential (private) 


Park Square West 


1824 


12 


1965 


11 Residential (private and 
professional) and 
doctors’ consulting 
rooms 
1 In hand 


Park Crescent 


1819-21 


27 


1962 


3 Offices and residential 
9 Residential (private and 
professional) and 
doctors’ and dental 
surgeries, &c. 

8 In hand 
7 Cleared sites 


Albany Terrace ... 


1823 


5 


1964 


4 Residential (private) 
1 In hand 


Park Square East. . . 


1823 


12 


1964 


1 Hospital 

1 1 Residential (professional) 
and doctors’ consulting 
rooms 


St. Andrews Place 


1823 


10 


1964 


7 Government offices 
3 Residential (private) 


Someries House . . . 


1823 


1 


— 


Government office 


Cambridge Gate . . . 


1876 


10 


1962 


4 Government offices 
6 Residential (private) 
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Terrace 


Year of 
building 


Number of 
houses 


Main date 
of expiry 
of leases 


How occupied 


Cambridge Terrace 


1825 


10 


1966 


4 Government offices 
2 Residential (private) 
4 Cleared sites 


Chester Gate 


1825 


5 


1966 


2 Government offices 

3 Residential (private) 


Chester Terrace ... 


1825 


42 


1966 


33 Government offices 
7 Residential (private) 
2 Burnt-out shells 


Chester Place 


1825-26 


11 


1967 


All residential (private) 


Cumberland Terrace 


1826 


33 


1967 


4 Residential (private) 
29 In hand 


Cumberland Place 


1826 


4 


1967 


All residential (private) 


Gloucester Gate . . . 


1827 


14 


1968 


2 Government offices 
2 Private school 
8 Residential (private) 
2 In hand 






374 
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